The purpose of the present study is to analyze property, real estate, construction companies, and banks that were revalued in 2015 and the impact of this revaluation on the companies. The study results show that 20% of property, real estate, and building construction companies that revalued the majority of their company have reduced in leverage after revaluation and increased in debt on revaluation period or thereafter. Subsequently, the results show that 59% of banks that revalued majority of their company have increased capital adequacy ratio after revaluation and increased loan distribution on revaluation period or thereafter.
I. INTRODUCTION
Financial statements are a form of communicating business and financial information to the owners and the parties concerned. Information on fixed asset forms an important part of a financial statement because it covers 5.1% of the important information on structures that aids in managerial decision-making [1] . Fixed assets are an important component of the financial statement often used by financial statement makers as an opportunity to achieve company goals.
One of these opportunities is to pledge fixed assets as collateral when companies borrow loans. Therefore, management must consider the value of the assets, because this affects the amount of loans to be given by creditors. The choice of revaluation method cannot be separated from a company's effort to increase its capital in the form of debt, because the asset is still used as a loan guarantee. There is increase or decrease in the value of the fixed asset, which in turn affects the feasibility of the amount of credit to be received [2] .
Revaluation is a valuation model or an option in the accounting policy that refers to Indonesian Financial Accounting Standards (PSAK) 16 revision 2015 concerning fixed assets and PSAK 13 revision 2015 concerning investment properties [3, 4] . In Indonesia, the revaluation of assets is also contained in the Income Tax Law No. 36-year 2008 article 4. Furthermore, regulation regarding revaluation of fixed assets is mentioned in the Minister of Finance Regulation (PMK) No.79/PMK.03/2008 concerning revaluation of the company's fixed assets for tax purposes [5] . Implementation of revaluation of assets under PSAK 16 revision 2015 and PSAK 13 revision 2015 differs from the revaluation of assets based on PMK 79, thus companies are reluctant to revalue assets for tax purposes. This prompted the government to bring higher numbers of companies that revalue fixed assets under the tax net by issuing PMK No.191/PMK.010/2015 and amending PMK No.233/PMK.03/2015 [6, 7] . To curb the differences in accounting and tax revaluation, Financial Accounting Standards Board (Dewan Standar Akuntansi Keuangan or DSAK) under the Indonesian Institute of Accountants (Ikatan Akuntan Indonesia or IAI) published Technical Bulletin (Bultek) 11, which allowed companies to revalue assets simultaneously in accounting and taxes.
Companies in the property, real estate, and construction industry sectors often have a large fixed asset base and investment properties values, whereas the banking sector has a smaller fixed asset base. The amount of fixed assets and investment property owned by a company can be used to expand its business by revaluing its fixed assets and investment properties.
Asset revaluation in accounting is profitable for a company because it can reduce the leverage ratio, which in turn improves the loan credibility of a company. An increase in net asset value affects the capital adequacy ratio (CAR) in the banking sector. The CAR ratio is the capital consisting of core capital (Tier 1) and complimentary capital (Tier 2) divided by risk-weighted assets (Aktiva Tertimbang Menurut Risiko or ATMR), where the surplus of revaluation is one component of complementary capital [8] .
Earlier studies analyzed companies' factors and motivations to revalue from the tax perspective, which refers to the PMK 233 as well as the presentation and disclosure of asset revaluation. This study differs from the earlier studies in that it analyzes whether firms in the property, building, real estate, construction, and banking sectors are using fixed asset revaluation models or reporting the fair value of investment properties following the enforcement of PMK 233 and Bultek 11. Further analysis covers whether the fixed asset revaluation and fair value of investment properties impact increases in loans to property companies, real estate, and building construction and bank lending by banking companies. The research was conducted in 2014-2016 to investigate the impact of revaluation after the issuance of PMK 233 in 2015.
II. LITERATURE REVIEW
A. Assets Revaluation PSAK 16 revision 2015 explains fixed assets [3] , wherein a company can choose the revaluation model or the cost model to ensure that the value of fixed assets are accounted for on a consistent and fair basis at the end of the reporting period. If the company chooses a revaluation model then all the fixed assets in the same group should be revalued on a regular basis, depending on the significance and volatility in the fair value of the asset. If a revaluation results in an increase of the fair value of the asset, this increase likewise increases the accumulation of other comprehensive income on the revaluation surplus in equity. By contrast, if in the previous year there is decrease in fair value, the increase of fair value in current year should be recorded as profit or loss until the increase equals the value of previous decrease. Conversely, it will be recognized in profit or loss if there is a decrease of fair value after revaluation. However, a decrease in fair value will be recognized on other compre-hensive income and reduces the accumulated income of other comprehensive income on the revaluation surplus in equity, provided it does not exceed the surplus of revaluation of fixed assets in the previous period. PSAK 13 revision 2015 explains the investment property [4] . Investment property refers to property, either land or building or part of a building, or both, owned by the company as an owner or a lessee (through finance lease) to generate rentals or increase in value, or both, and not for production activities, the supply of goods/services for administrative purposes, or for sale in the ordinary course of business. A company can choose fair value model or cost model to measure an investment property. The company that controls property under lease must choose the fair value model to measure the fair value of the investment property, which must reflect the market conditions of rental income from current lease and other assumptions used to transact under the current conditions. The fair value model of measuring an investment property may lead to either a gain or loss recognized in profit or loss.
B. Assets Revaluation Based on Tax
According to UU No. 36 year 2008 about Income Tax (UU PPh) in Article 4 paragraph 1 [9] , the revaluation of fixed assets or those mentioned in the UU is the excess of the difference, because the revaluation of assets is taxable. The assets revaluation in taxes represents the difference between the value of fixed assets of the revaluation and the estimated revaluation with the book value of the fiscal balance.
The Minister of Finance facilitated the revaluation of the company's fixed assets for tax purposes in PMK No.79/PMK.03/2008 [5] . PMK No.79/PMK.03/ 2008 regulate that fixed assets can be revalued for all tangible fixed assets. Revaluations may be reassessed 5 years later. It is made on the basis of the market value or the fair value of the assets designated by expert service company or by an appraiser who has obtained permission from the government. The appraiser or appraisal company makes a reassessment within a period not exceeding 1 year from the date of the initial assessment. The tax rate is charged on the excess of revaluation of the company's fixed assets as 10%.
In 2015, the government, through the Ministry of Finance, issued PMK No.191/PMK.10/2015 to encourage companies to reevaluate their fixed assets through tax incentives [6] . PMK 191 will only apply to those applicants for the revaluation of fixed assets in 2015 and 2016; applicants beyond those years will apply PMK 79. PMK 191 states that the fixed assets may be partially or wholly revalued at the tax rate applied at 3% -6%, depending on the period of application. The government revised the PMK 191 by issuing the PMK No.233/PMK.03/2015 [7] to clarify to the public the revaluation of fixed assets for tax purposes and to complement provisions not previously available on PMK191.
With PMK 191 along with the amendment of PMK 233, the government offered benefits to companies applying for fixed asset revaluation in 2015 and 2016, including: 1. Special acknowledgment to the applicant is final income tax savings amounting 3% for a company applying from the date of issue of PMK 191 is October 20, 2015, to December 31, 2015, 4% for company applying from January 1, 2016 to June 30, 2016, and 6% for company applying from July 1, 2016 until December 31, 2016. 2. Increase in asset over revaluation will increase equity without incurring much cost. 3. The tax base is less due to depreciation of the revalued assets calculated on the basis of the revaluation value. 4. The value of the equity may be higher because the surplus is recognized as Other Compre-hensive Income (OCI), which will become equity to improve the Debt-to-Equity Ratio, and may be protected from the debt covenant.
C. Asset Revaluation Based on Technical Bulletin (Bultek) 11
With the issuance of PMK 191, later amended by PMK 233, an entity may choose revaluation applied for accounting, taxation, or both purposes that makes a difference in the understanding of the treatment of fixed asset revaluation between taxation and those disclosed in PSAK 16. Technical Bulletin 11, related to fixed assets revaluation issued by DSAK IAI, aims to provide guidance on applying fixed asset revaluation because DSAK IAI observes diversity in the understanding of the treatment of fixed assets when an entity revalues its fixed assets for taxation or accounting purposes.
If an entity revaluates its fixed assets for taxation purposes, the entity shall be subject to the prevailing taxation rules, where it is considered that revaluation of fixed assets cannot be made before the end of 5 years, may be exercised for part or all of the fixed assets, for the group of these assets, while the depreciation of property, plant and equipment is also valued at the time of the fixed asset revaluation. If the company is revaluating its fixed assets for tax purposes, it shall disclose information of the fixed asset revaluation surplus as a footnote to the financial statements in accordance with PMK 233. Revaluation of fixed assets for accounting purposes follows PSAK 16 and PSAK 13.
C. Impact of Fixed Assets Revaluation on Leverage and
CAR Revaluation of fixed assets by a company for accounting purposes directly influences the value of the company's assets and equity. If a company plans business expansion by borrowing, banks can aid that expansion by increasing lending and fulfilling the minimum capital adequacy ratio (KPMM) or CAR. Companies need to disclose the present accounting information to avail a loan, while creditors require information on leverage. Kasmir (2011) contends that the leverage ratio is used to measure a company's ability to pay both long-term and short-term liabilities in case the company is liquidated.
The study by Missonier-Piera [10] is adopted to measure leverage as follows:
= where total debt is the interest-bearing debts, such as shortterm debt, short-term portion of long-term debt, lease, longterm debt, and bond debt; and total Assets is the total assets of the company.
In the banking sector, capital factor relates to valuation based on CAR ratio, because Bank Indonesia Regulation No.15/12/PBI/2013 article 2 states that commercial banks are required to provide minimum capital based on the risk profile [11] . The CAR is set at a minimum of 8% of risk-weighted assets (ATMR) for a bank with a rating risk rating of 1, 9% to less than 10% of ATMR for banks with risk profile rank 2, 10% to less than 11% of ATMR for banks with risk rating 3, and 11-14% of ATMR for banks with risk profile rank 4 or 5.
The CAR in the bank can be calculated as follows:
= where capital is the core capital (tier 1) and complementary capital (tier 2); and ATMR is the assets on balance sheets and those that are administrative, as well as credit multiplied by risk weight. Bank Indonesia Regulation No. 15/12/PBI/2013 Article 9 defines capital as the core capital consisting of paidup capital, additional reserves of capital, and complementary capital. According to Article 14, a surplus in the revaluation of fixed assets is one component of additional reserves of capital; therefore, any changes in the revaluation surplus of assets will have an impact on capital in CAR calculations.
III. RESEARCH METHODOLOGY
A descriptive qualitative method based on secondary data is used in this study. Secondary data include financial reports downloaded directly from the Indonesia Stock Exchange web page.
The sample was determined by purposive sampling method meeting the following criteria:
1. Companies are listed on IDX from 2014 to 2016 2. The financial statements are audited 3. Companies whose data are incomplete within the research period are excluded 4. Categories included are property, real estate, construction, and banking sectors.
Data collection methods include documents such as a company's financial statements. Secondary data are grouped based on the need for analysis, such as the type of asset revaluation, revaluation year, and the nature of assets being revaluated.
This study included a series of data analysis procedures to obtain results through a set of systematic processes. Data were collected and analyzed; the obtained results were then examined by considering the impact of applying the asset revaluation model on the company's accounting policies and observing the impact of asset revaluation after enforcing PMK 233. Finally, conclusions were made.
IV. RESULT

A. Analysis of Impact of Assets Revaluation Model Implementation in Property, Real Estate, and Construction Companies
Fifty-five companies were taken as study samples based on the data of property, real estate, and construction companies that were listed on the capital market in 2015. Of these, only 20%, or 11 companies, chose a revaluation model. Eight companies revaluated their fixed assets, two companies did a fair value on their investment properties, and one company revalued both their fixed assets and investment properties. The remaining 80% of companies used the cost model. Table I shows that two companies (PT Mega Manunggal Property, Tbk and PT Mulia Industrindo, Tbk) applied the revaluation model to their policy before 2015. Meanwhile, most companies (82%) had newly applied the revaluation model in 2015. The majority of the companies revaluated land assets while only three companies revalued their investment properties. In fact, the type of assets owned by the company is often the company's main consideration when choosing to apply the asset revaluation model.
Overall, both the companies that adopted the revaluation model and those companies that have the newly implemented in 2015, seven firms (64%) in this sector chose the asset revaluation model and fair value in their accounting policies for both fixed assets and investment properties. This is likely because companies in this sector tend to prefer using asset revaluation to increase asset value in financial statements, rather than utilize incentives offered by the government. This is probably due to the fact that the majority revaluation is on land that have significant increases in asset value, in addition to the costs incurred on the assessment of assets, which becomes a reason for the company to reevaluate assets according to taxes where the costs incurred are greater than incentives to be received by the company in the future. This analysis shows that only 36% companies in the industrial sector of property, real estate, and construction are interested in using tax incentives offered by the government through PMK 233. This can be seen from the small contribution of companies in this sector, that is, only four companies.
Asset revaluation in accounting will be beneficial to companies in the property, real estate and construction sectors, because it can reduce the leverage ratio to increase the loan credibility of firms to avail funds to invest in fixed assets or investment properties.
For analysis of company leverage, it is essential to know the level of leverage before and after the revaluation. Table II shows that most companies have decreased leverage. Six companies from nine companies were observed to decrease leverage, namely PT Adhi Karya (Persero) Tbk, PT Bukit Uluwatu Villa, Tbk, PT Mega Manunggal Property, Tbk, PT Mulia Industrindo, Tbk., PT Pembangunan Perumahan (Persero), Tbk and PT PP Property, Tbk. Two companies showed increase in leverage, namely PT Greenwood Sejahtera, Tbk and PT Waskita Karya (Persero), Tbk and one company did not show either increase or decrease, that is, PT Ristia Bintang Mahkotasejati, Tbk. Based on the analysis of PT Greenwood Sejahtera, Tbk and PT Waskita Karya (Persero), Tbk has increased leverage because the company directly utilizes changes in leverage after the revaluation to lend to the bank, while PT Ristia Bintang Mahkotasejati, Tbk in 2016 used leverage that is still in position 0 with a finance lease of Rp 282. Table II shows that the value of t arithmetic is smaller than at t table of (−1,942 < 2,262) and p-value is greater than the significance level of 0.05 (0.088 > 0.005), which implies there are no significant changes before or during revaluation. However, six of nine companies experienced a decline. Table III represents a change in the value of the loan after revaluation of each company that has decrease in leverage in 2015. The financial statements of 2015 are the effective revaluation years under which creditors can observe the level of corporate leverage such that the increase in loans can be seen in 2016. Table III show that four companies used the decrease in leverage to increase its debt in 2016, namely PT Adhi Karya (Persero), Tbk, PT Bukit Uluwatu Villa, Tbk, PT Pembangunan Perumahan (Persero), Tbk, and PT PP Properti, Tbk.
B. Analysis of Impact of Assets Revaluation Model Implementation in Banks
From the observations of the listed banking companies as a whole, 17 companies (41%) did not choose the asset revaluation model, whereas 24 companies (59%) of the total banking companies did choose the model revaluation of assets. Table IV describes the type of revaluation in accounting and taxes followed by companies in this sector (58% or 14 companies); of which, 11 companies applied this method in 2015, while 3 other companies had applied this model in both fixed assets and investment properties previously. In addition, of the seven companies that conducted tax revaluation based on PMK 233, only one company had carried out revaluation previously.
Overall, the number of companies that chose a revaluation model with tax and accounting revaluation types and tax was 21 (87%); of which, 20 applied revaluation in 2015. This proves that enforcing PMK 233 succeeded in pushing the company banks to reevaluate assets for tax, because the company benefits from tax incentives provided by the government through PMK 233. Table IV showed that land assets were revaluated the most often. It was observed that all of the banking companies revalued land, while none revalued investment property, because the increase in asset value on the type of land asset often generates a significant revaluation surplus to increase the company's capital.
Based on PBI No.15/12/PBI/2013, the bank must maintain its capital adequacy ratio so that it is not below the required CAR level. Bank Indonesia regulation on CAR must be met by banking companies and one of the easiest ways to increase CAR is to reevaluate fixed assets. Table V shows that 13 banks had a CAR increase of 76%. Increase and decrease in CAR can be clearly seen in the table, where the majority shows an increase in CAR in 2015 and then a decline in 2016. Table V shows the increase in CAR in 13 banks in 2015, which implies the impact of rising equity due to a surplus revaluation of assets accumulated on equity in the revaluation surplus section. Table V shows that the value of t arithmetic is smaller than at t table (2.258 > 2.120) while p-value is greater than at a significance level of 0.05 (0.038 < 0.005), which means that the average CAR in 2015 before revaluation is lower than that after revaluation, a significant change. At ATMR, credit is the greatest risk asset in order that increase of credit as a source of bank income, which then affects the ATMR such that it impacts the decrease of bank CAR.
In an earlier research, Carlson et al. [12] claimed that banks with higher capital ratios tend to have a high credit growth as well. Therefore, an analysis is needed from 13 banks experiencing an increase in CAR, to prove whether the CAR increase observed in banks listed in Table V 
No Company
experiencing CAR increase after revaluation used to channel credit to the community. By increasing the credit distribution, the company could increase the revenues from credit, such that for companies that revaluate on fixed assets will lead to a company's improved performance and business expansion.
C. Limitation of Research and Advice
It is expected that the study timeframe can reach 2016 during the period of application of 233 PMK not over. Other impacts on company value, company performance, and company debt-to-equity ratio need to be analyzed. Further research is needed to analyze other industry sectors, such as companies in basic chemical industry and investment trading services. Adiwahana [13] study showed that 16 and 14 companies each chemical industry and investment trading services, revaluated in 2015, thus providing more knowledge to these industries.
